Amended 12/10/07

LAND USE ELEMENT
GOALS

1.  Plan for future growth of the Urban Area based on regionally developed growth
forecasts, adopted growth targets, and land capacity as determined through
implementation of the Growth Management Act.

2.  Minimize risk associated with potential aviation incidents on the ground and for
aircraft occupants.

3. Promote annexation where and when it is in the best interest of Renton.

4. Maintain the City's natural and cultural history by documenting and appropriately
recognizing its historic and/or archaeological sites.

5.  Pursue the transition of non-conforming uses and structures to encourage more
conforming uses and development patterns.

6. Develop a system of facilities that meet the public and quasi-public service needs of
present and future employees.

7.  Promote new development and neighborhoods in the City that:

a) Contribute to a strong sense of community and neighborhood identity;

b) Are walkable places where people can live, shop, play, and get to work
without always having to drive;

c) Are developed at densities sufficient to support public transportation and
make efficient use of urban services and infrastructure;

d) Offer a variety of housing types for a population diverse in age, income, and
lifestyle;

e) Are varied or unique in character;

f) Support “grid” and “flexible grid” street and pathway patterns where
appropriate;

g) Are visually attractive, safe, and healthy environments in which to live;

h) Offer connection to the community instead of isolation; and

1) Provide a sense of home.

8.  Develop well-balanced attractive, convenient, robust commercial office, office, and
residential development within designated Centers serving the City and the region.

9.  Support existing businesses and provide an energetic business environment for new
commercial activity providing a range of service, office, commercial, and mixed
use residential uses that enhance the City’s employment and tax base along arterial
boulevards and in designated development areas.
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10. Achieve a mix of land uses including industrial, high technology, office, and
commercial activities in Employment Areas that lead to economic growth and a
strengthening of Renton’s employment base.
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I. REGIONAL GROWTH POLICIES

Goal: Plan for future growth of the Urban Area based on regionally developed
growth forecasts, adopted growth targets, and land capacity as determined through
implementation of the Growth Management Act.

Discussion: “Capacity” is the room for growth provided by the plan. Targets are the
politically determined share of growth assigned to each community in the region through
the Countywide Planning Policies. Forecasts are the expected growth in the City based on
regional employment and population modeling. The objective of this plan is to
appropriately analyze regionally generated estimates of both forecast growth and targets
and align those estimates with Renton’s desire for economic growth and development.
Renton has the local land use authority to provide sufficient capacity to meet and exceed
both targets and forecast growth. Excess capacity can result in sprawl and discourage
redevelopment of inefficient or out-dated land uses, while insufficient capacity can make
development difficult due to high land cost. The Land Use Element of the
Comprehensive Plan should provide sufficient direction to achieve a balance between
excessive and insufficient capacity, in order to avoid difficulty in implementing the Plan.

Responsibility for implementing the objectives and policies of the Regional Growth
section of this plan lies primarily with the City of Renton.

Objective LU-A: Plan for future urban development in the Renton Urban Growth Area
(UGA) including the existing City and the unincorporated areas identified in Renton’s
Potential Annexation Areas (PAA).

Policy LU-1. Continue to refine the boundary of the Urban Growth Area (UGA) in
cooperation with King County, based on the following criteria:

1) The UGA provides adequate land capacity for forecast growth;
2) Lands within the UGA are appropriate for urban development; and
3) Urban levels of service are required for existing and proposed land uses.

Policy LU-2. Designate Potential Annexation Areas (PAAs) as those portions of
unincorporated King County outside the existing City limits, but within the Urban
Growth Area, where:

1) Renton can logically provide urban services over the planning period;
2) Land use patterns support implementation of Renton’s Urban Center objectives; and
3) Development meets overall standards for quality identified for city neighborhoods.

Policy LU-3. Provide for land use planning and an overall growth strategy for both the
City and land in the designated PAA as part of Renton’s regional growth policies.

Discussion: The Growth Management Act and the Countywide Planning Policies
establish urban growth areas where urban levels of growth will occur within the
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subsequent 21-year period. These areas include existing cities and unincorporated areas.
Within the Urban Growth Area, the Potential Annexation Area (PAA) is designated for
future municipal expansion and governance. Policies guiding annexation and provision
of services within the PAA are also located in the annexation portion of the Land Use
Element; Utilities Element; Parks, Recreation, Open Space and Trails Element and
Transportation Element.

Objective LU-B: Evaluate and implement growth targets consistent with the Growth
Management Act and Countywide Planning Policies.

Policy LU-4. Adopt the following growth targets for the period from 2001 to 2022,
consistent with the targets adopted for the region by the Growth Management Planning
Council for the 2002 Renton City limits and Potential Annexation Areas:
1) City of Renton Housing:
6,198 units
2) City of Renton Jobs:
27,597 jobs
3) Potential Annexation Area Housing
1,976 units
4) Potential Annexation Area Jobs:
458 jobs

Policy LU-5. Amend growth targets as annexation occurs to transfer a proportionate
share of Potential Annexation Area targets into Renton’s targets.

Objective LU-C: Ensure sufficient land capacity to accommodate forecast housing and
job growth and targets mandated by the Growth Management Act for the next twenty-one
years (2001-2022).

Policy LU-7. Plan for residential and employment growth based on growth targets
established in the Countywide Planning Policies, as a minimum. (See Housing Element
Goals and Capacity section and Capital Facilities Element, Policy CFP-1 and Growth
Projection section.

Policy LU-8. Provide sufficient land, appropriately zoned, so capacity exceeds targets by
at least twenty percent (20%).

Policy LU-9. Encourage infill development as a means to increase capacity for single-
family units within the existing city limits.

Policy LU-10. Use buildable lands data and market analysis to establish adopted
capacity for either jobs or housing within each adopted zoning classification.

Policy LU-11. Minimum density requirements shall be established to ensure that land
development practices result in an average development density in each land use



Amended 12/10/07

designation sufficient to meet adopted growth targets and create greater efficiency in the
provision of urban services.

Policy LU-12. Minimum density requirements should:

1) Be based on net land area;

2) Be required in residential zones, with the exception of the Resource Conservation,
Residential 1, and Residential 4 zones,

3) Not be required of individual portions or lots within a project;

4) May be reduced due to lot configuration, lack of access, or physical constraints;
and

5) Not be applied to construction of a single dwelling unit on a pre-existing legal lot
or renovation of existing structures.

Policy LU-13. Phasing, shadow-platting, or land reserves should be used to ensure that
minimum density can eventually be achieved within proposed developments. Adequate
access to potential future development on the site must be ensured. Proposed
development should not preclude future additional development.

Policy LU-14. Parking should not be considered as a land reserve for future
development, except within the Urban Center.

Policy LU-15. Amend capacity estimates as annexation and re-zonings occur.
Objective LU-D: Maintain a high ratio of jobs to housing in Renton.

Policy LU-16. Future residential and employment growth within Renton's planning area
should meet the goal of two jobs for each housing unit.

Policy LU-17. Sufficient quantities of land should be designated to accommodate the
desired single family/multi-family mix outside the Urban Center, and provide for
commercial and industrial uses necessary to provide for expected job growth.

Policy LU-18. Small-scale home occupations that provide opportunities for people to
work in their homes should be allowed in residential areas. Standards should govern the
design, size, intensity, and operation of such uses to ensure their compatibility with
residential uses.

Policy LU-271. Support uses that sustain minimum Urban Center employment levels of
50 employees per gross acre and residential levels of 15 households per gross acre within
the entire Urban Center.

Discussion: The ratio of new jobs to new housing units will affect the future character of
the City. Renton currently is an employment center with a high jobs/housing ratio
characterized by a high level of daytime activity, a high demand for infrastructure, a high
tax base, and a high volume of commuter traffic.
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Renton's current ratio of jobs to housing units is roughly 2.1 jobs per 1 housing unit.
Within King County, the overall ratio is about 1.5 jobs per 1 housing unit.

Forecasts from the Puget Sound Regional Council indicate that there will be an even
greater number of new jobs within Renton than new housing over the next 20 years. This
will increase the discrepancy between jobs and housing units within the City. However,
the number of housing units in the unincorporated areas within Renton's Potential
Annexation Area is expected to grow faster than jobs so that the balance of jobs to
housing will be maintained within the City limits and the Potential Annexation Areas.
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II. AIRPORT
AIRPORT COMPATIBLE LAND USE POLICIES

Goal: Minimize risk associated with potential aviation incidents on the ground and
for aircraft occupants.

Discussion: In order to meet a mandate of the Growth Management Act, the City of
Renton has developed a set of objectives and policies to address land use compatibility
between the Renton Municipal Airport and an area of the City known as the Airport
Influence Area (see RMC 4-3-020). Renton’s approach to planning for minimization of
risk associated with potential aviation incidents was to analyze four primary categories of
aviation operations in relation to land use compatibility. The categories used are, 1)
general aviation safety, 2) airspace protection, 3) aviation noise, and 4) overflight. A
“compatibility objective” was developed for each, with strategies to meet the objective,
and measurement criteria to ensure that the objective is met. The objectives and policies
of the Comprehensive Plan, with the implementation included in the Development
Regulations (RMC 4-3-020) meet the state requirement of GMA and the goal of this
section.

Responsibility for implementing the Airport Compatible Land Use objectives and policies
is shared by the City of Renton, proponents of projects within the Airport Influence Area,
and the aviation community.

General Aviation Safety

Objective LU-E: Minimize risk associated with potential aviation incidents.

Policy LU-19. Adopt an airport compatible land use program for the Renton Airport
Influence Area, including an Airport Influence Area Map.

Policy LU-20. Develop performance-based criteria for land use compatibility with
aviation activity.

Policy LU-21. In the Airport Influence Area, adopt use restrictions, as appropriate, that
meet or exceed basic aviation safety considerations.

Airspace Protection

Objective LU-F: Reduce obstacles to aviation in proximity to Renton Municipal
Airport.

Policy LU-22. Require that submittal requirements for proposed land use actions
disclose potential conflicts with airspace.
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Policy LU-23. Provide maximum protection to Renton airspace from obstructions to
aviation.

Policy LLU-24. Prohibit buildings, structures, or other objects from being constructed or
altered so as to project or otherwise penetrate the airspace surfaces, except as necessary
and incidental to airport operations.

Aviation Noise

Objective LU-G: Address impacts of aviation noise that is at a level deemed to be a
health hazard or disruptive of noise-sensitive activities.

Policy LU-25. Prohibit the location of noise-sensitive land uses from areas of high noise
levels, defined by the 65 DNL (or higher) noise contour of the Renton Municipal Airport.

Policy LU-26. Within the Airport Influence Area require disclosure notice for potential
negative impacts from aviation operation and noise, unless mitigated by other measures.

Policy LU-27. Residential use and/or density of new structures should be limited, within
the Runway Protection Zone and the Runway Sideline Zone to reduce negative impacts
on residents from aviation operation noise. Implementing code will be put in place by
November 2007.

Policy LU-28. Non-residential use and/or intensity may be limited, if such uses are
deemed to be noise sensitive, to reduce negative impacts on users from aviation operation
noise.

Policy LU-29. Approval of residential land use or other land uses where noise-sensitive
activities may occur should require dedication of avigation easements and use of acoustic
materials for structures.

Policy LLU-30. Require master planning of land to increase land use compatibility
through sound attenuation in the environment and techniques such as:
® Place uses with highest sensitivity to noise at greater distances, in consideration
of the factor of distance from the source.
® Consider creation of micro-climates to utilize mitigating meteorological
conditions (i.e. air temperature, wind direction and velocity).
¢ (Create soft ground surfaces, such as vegetative ground cover, rather than hard
surfaces.
* Provide at appropriate heights, structures, terrain, or other barriers to provide
attenuation of sound.

Overflight

Objective LU-H: In the Airport Influence Area, address impacts of overflight that are
disruptive.
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Policy LU-31. At the time of land use approval (i.e. subdivision of land) avigation
easements should be granted to the City in areas of Renton subject to negative aircraft
overflight impacts.

Policy LU-32. At the time of land use approval (i.e. subdivision of land) deed notices
should be recorded in areas of Renton subject to negative aircraft overflight impacts.

Policy LLU-33. The City should establish a presence on noise-abatement review
committees, or similar forums, and request notification of noise-abatement procedures at
nearby airports that may have aircraft that impact Renton.

Policy LU-34. The City should provide information to Renton citizens of noise
complaint procedures to follow for reporting negative impacts from overflights associated
with not only Renton Airport, but also Seattle Tacoma International Airport and King
County International Airport. Implementing code will be put in place within three years
of the adoption date of GMA update.
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III. ANNEXATIONS

‘ Goal: Promote annexation where and when it is in the best interest of Renton.

Discussion: The growth of the City through annexation is expected to continue
throughout the planning cycle. The policies in this section are intended to guide the
annexation process. The City recognizes that fiscal impact is only one of many criteria to
be evaluated, and must be balanced with other annexation policy goals, such as transition
to urban land use, protection of sensitive areas, provision of public service, governmental
structure, provision of infrastructure, aquifer protection, and community identity.

Responsibility for implementing annexation objectives and the policies lies primarily with
the City of Renton.

Objective LU-I: Support annexation of county areas that are identified as being within
the City of Renton’s Potential Annexation Area and can be efficiently provided with
infrastructure and City services, are urban separators, or have environmental constraints.

Policy LU-35. The City will continue to recognize that it has an inherent interest in
future land use decisions affecting its Potential Annexation Area.

Policy LU-36. Encourage annexation where the availability of infrastructure and
services allow for the development of urban densities. Renton should be the primary
service provider of urban infrastructure and public services in its Potential Annexation
Area, provided that the City can offer such services in an efficient and cost-effective
manner.

Policy LU-37. The highest priority areas for annexation to the City of Renton should be
those contiguous with the boundaries of the City such as:

1) Peninsulas and islands of unincorporated land where Renton is the logical service
provider;

2) Neighborhoods where municipal services have already been extended;

3) Lands subject to development pressure that might benefit from City Development
Standards;

4) Developed areas where urban services are needed to correct degradation of natural
resources, such as aquifer recharge areas;

5) Lands that are available for urbanization under county comprehensive plan, zoning,
and subdivision regulations; and

6) Developed areas where Renton is able to provide basic urban services and local
governance to an existing population.

Objective LU-J: Promote annexations that would maintain the quality of life in the re-
sultant City of Renton, making the City a good place to, live, work play, shop, and raise
families.

Policy LU-38. Support annexations that would result in future improvements to City
services or eliminate duplication by service providers. Services include water, sanitary
sewer, storm water drainage, utility drainage basins, transportation, park and open space,
library, and public safety.

IX-10
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Policy LU-39. Support annexations that complement the jobs and housing goals adopted
in the Regional Growth Strategy.

Policy LLU-40. Support annexations that would simplify governmental structure by
consolidating multiple services under a single or reduced number of service providers.

Policy LU-41. Promote annexations of developed areas with a residential population
already using City services or impacting City infrastructure.

Policy LU-42. Support annexations of lower density areas where it would protect natural
resources or provide urban separator areas.

Objective LU-K: Create city boundaries through annexations that facilitate the efficient
delivery of emergency and public services.

Policy LU-43. The proposed annexation boundary should be defined by the following
characteristics:

1) Annexation of territory that is adjacent to the existing City limits; in general, the more
land adjacent to the City the more favorable the annexation;

2) Inclusion of unincorporated islands and peninsulas;

3) Use of natural or manmade boundaries that are readily identifiable in the field, such
as wetlands, waterways, ridges, park property, roads/freeways, and railroads;

4) Inclusion/exclusion of an entire neighborhood, rather than dividing portions of the
neighborhood between City and County jurisdictions; and

5) Inclusion of natural corridors either as greenbelts or urban separators between the
City and adjacent jurisdictions.

Policy LU-44. Existing land uses and developmentor redevelopment potential should be
considered when evaluating a proposed annexation.

Policy LU-45. Commercial uses that do not conform to Renton’s land use plan should be
encouraged to transition into conforming uses or to relocate to areas with compatible land
use designations. Illegal uses not listed under King County zoning should be required to
cease and desist upon annexation.

Policy LU-46. Annexation proposals should include areas that would result in City
control over land uses along major entrance corridors to the City (“Gateways”).

Policy LU-47. Boundaries of individual annexations will not be reconsidered to
exclude reluctant property owners, if the annexation is consistent with land use,
environmental protection policies, and the efficient delivery of services.

Objective LU-L: Protect the environmental quality of Renton by annexing lands where
future development and land use activity could otherwise adversely impact natural and
urban systems.

Policy LU-48. Shoreline Master Program land use designations, including those for
associated wetlands, should be established during the annexation process.

IX-11
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Policy LU-49. Annexations should be pursued in areas that lie within existing, emerging,
or prospective aquifer recharge zones, that currently or potentially supply domestic water
to the City and are within Renton’s Potential Annexation Area.

Policy LU-50. Zoning should be applied to areas for purposes of resource protection,
when appropriate, during the annexation process.

Objective LU-M: Promote a regional approach for development review through the use
of interlocal agreements to ensure that land development policies in King County are
consistent with the Comprehensive Plan policies and City of Renton development
standards. This policy should be implemented within five years of the adoption date of
the 2004 Update.

Policy LU-51. Urban development within Renton’s Potential Annexation Area should
not occur without annexation unless there is an interlocal agreement with King County
defining land use, zoning, annexation phasing, urban services, street and other design
standards, and impact mitigation requirements.

Policy LU-52. Long-range planning and the development of capital improvement
programs for transportation, storm water, water, and sewer services should be
coordinated with adjacent jurisdictions, special districts, and King County.

Policy LU-53. Interlocal agreements with other jurisdictions should be pursued to
develop solutions to regional concerns including, but not limited to water, sanitary sewer,
storm water drainage, utility drainage basins, transportation, park and open space,
development review, and public safety.

Objective LU-N: Provide full and complete evaluation of annexation proposals by
relevant departments and divisions upon the submission of the annexation proposal.

Policy LU-54. Appropriate zoning districts should be designated for property in an
annexation proposal. Zoning in the annexation territory should be consistent with the
comprehensive plan land use designations.

Policy LU-55. Larger annexations should be encouraged, when appropriate, in order to
realize efficiencies in the use of City resources.

Policy LU-56. Annexations should be expanded if they include areas surrounded by the
City on three or more sides or if they include properties with recorded covenants to
annex.

Policy LU-57. The City should respond to community initiatives and actively assist
owners and residents with initiating and completing the annexation process.

Policy LU-58. The City should ensure that property owners and residents in and around
the affected area(s) are notified of the obligations and requirements that may be imposed
upon them as a result of annexation.

Policy LU-59. The City should work with potential annexation proponents to develop
acceptable annexation boundaries.

IX-12



Amended 12/10/07

Policy LU-60. The City should conduct a fiscal impact assessment of the costs to
provide service and of the tax revenues that would be generated in each area proposed for
annexation.

IX-13
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IV. HISTORICAL AND ARCHEOLOGICAL RESOURCES

Goal: Maintain the City's cultural history by documenting and appropriately
recognizing its historic and/or archaeological sites.

Discussion: Renton has a rich and interesting history as a community. It was the site of
an established Native American settlement and changed through the years of early
European immigration into a pioneer town. The City incorporated in 1901 and later
became a major regional employment center and residential area. The following policies
are intended to guide efforts to recognize and integrate Renton’s past into future
development as the City evolves into a dynamic urban community.

Objective LU-O: Communicate Renton’s history by protecting historic and
archaeological sites and structures when appropriate and as opportunities arise.

Policy LU-61. Historic resources should continue to be identified and mapped within the
City as an on-going process.

Policy LU-62. Cultural resources should be identified by project proponents when
applying for land use approval, as part of the application submitted for review.

Policy LU-63. Potentially adverse impacts on cultural resources deemed to be significant
should be mitigated as a condition of project approval. Implementation of this policy
should occur within three years of the adoption of the 2004 Update.

Policy LU-64. The City should work cooperatively with King County by exchanging
resource information pertaining to natural and cultural resources.

Policy LU-65. Historical and archaeological sites, identified as significant by the City of
Renton, should be preserved and/or incorporated into development projects.

Policy LU-66. Downtown buildings and site development proposals should be
encouraged to incorporate displays about Renton's history, including prominent families
and individuals, businesses, and events associated with downtown's past. Implementation
of this policy should occur within three years of the adoption of the 2004 Update.
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V. NON-CONFORMING USE

Goal: Pursue the transition of non-conforming uses and structures to encourage
more conforming uses and development patterns.

Discussion: As a community grows, changes in land use policies sometimes result in
“non-conforming uses” as remnants of an earlier land use pattern. Some of these non-
conforming uses can retain a viable economic life for long periods of time and even
become desirable reminders of the evolution of the City. These policies are intended to
guide decision-making about non-conforming uses and structures in the context of
current land use policy.

Responsibility for implementing the objectives and policies of this section lies primarily
with the City of Renton.

Objective LU-P: Evaluate requests for rebuilding of non-conforming uses beyond
normal maintenance where they can be made more conforming and are compatible with
their surroundings.

Policy LU-67. Encourage compatibility between non-conforming uses and structures
and conforming uses in neighborhoods that have significant numbers of non-conforming
uses. Implementation of this policy should occur within three years of the adoption of the
2004 Update.

Policy LU-68. Encourage developments that increase the number of conforming uses
and structures.

Policy LU-69. Transition of uses and structures from non-conforming to those that
conform to zoning and development standards should be implemented in a manner that
recognizes the overall character of the neighborhood. Implementation of this policy
should occur within three years of the adoption of the 2004 Update.

IX-15
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Policy LU-70. Evaluate permits for non-conforming uses, based on the following
criteria:

1) Relationship of the existing non-conforming use or structure to its surroundings;

2) The compatibility of the non-conforming use with its context and other uses in the
area;

3) Demonstrated community need for the use at its present location;

4) Concentration of the use within the City or within the area;

5) Suitability of the existing location;

6) Demonstration that the use has not resulted in undue adverse effects on adjacent
properties from noise, traffic, glare, vibration, etc., (i.e. does not exceed normal
levels in these areas emanating from surrounding permitted uses);

7) Whether the use was associated with a historical event or activity in the community
and as a result has historical significance;

8) Whether the use provides substantial benefit to the community because of either the
employment of a large number of people in the community or whether it generates
considerable revenues to the City; and

9) Whether retention of the use due to current market conditions would not impede or
delay the implementation of the City’s Comprehensive Plan.

Objective LU-Q: Ensure that the effects of non-conforming structures on character of
the conforming patterns of Renton’s neighborhoods are minimized.

Policy LU-71. Evaluate applications to repair or expand non-conforming structures
based on the following factors:

1) Whether it represents a unique regional or national architectural style or an innovation
in architecture, use of materials, or functional arrangement, and/or is one of the few
remaining examples of such a style or innovation,

2 Whetbher it is part of a unified streetscape of similar structures that is unlikely to be
replicated, unless the subject structure is rebuilt per, or similar to, its original plan;

3) Whether redevelopment of the site with a conforming structure is unlikely; and

4) The structure has been well-maintained and is not considered to be a threat to the
public health, welfare, or safety, or it could be retrofitted so as not to pose such a
threat.

Policy LU-220. Non-conforming uses should transition to conforming uses. Non-
conforming structures should be re-used to house conforming uses unless the size and
scale of the structure significantly limits the intensity and quality of development that can
be achieved.

IX-16
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VI. PUBLIC FACILITIES

Goal: Develop a system of facilities that meet the public and quasi-public service
needs of present and future employees.

Discussion: The purpose of these policies is to address the aspect of a public/quasi
public use that is not addressed in the pertinent land use policies. Public facilities, also
includes quasi-public uses such as cultural and religious facilities. Facilities discussed in
this section vary widely in their size, function, service area, and impacts. For that reason,
these policies are aimed at addressing the generic impacts of all of the facilities and the
specific impacts of each. (Renton Technical College and Valley Medical Center are also
addressed in the Commercial Corridor section of the Land Use Element.)

Responsibility for implementing this objective and the following policies lies primarily
with the City of Renton.

Objective LU-R: Locate and plan for public facilities in ways that benefit a broad range
of potential public uses.

Policy LU-72. Facilities should be located within walking distance of an existing or
planned transit stop.

Policy LU-73. Primary vehicular access to sites should be from principal or minor
arterial streets.

Policy LU-74. Internal site circulation should be primarily pedestrian-oriented.
Policy LU-75. Manage public lands to protect and preserve the public trust.

Policy LU-76. Sites that are underused or developed with obsolete public uses should be
considered for another public use prior to changing uses or ownership.

Policy LU-77. Surplus public sites should be considered for alternative types of public
use prior to sale or lease.

Policy LU-78. A public involvement process should be established to review proposals
to change uses of surplus public properties.

Policy LU-294. Evaluate public facility needs for projected new populations within the
Urban Center — North to accommodate a wide range of future users.

Policy LU-79. Guide and modify development of essential public facilities to meet
Comprehensive Plan policies and to mitigate impacts and costs to the City.

Policy LU-270. Support incorporation of public facilities such as schools, museums,
medical offices, and government offices into redevelopment efforts by developing a
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public/private partnership with developers and other Renton stakeholders such as the
school district, technical college, and hospital district.

Policy LU-80. Use public processes and create criteria to identify essential public
facilities. Public processes should include notification, hearings, and citizen
involvement. Criteria should be developed to review and assess proposals for public
facilities.

Objective LU-S: Site and design municipal facilities to provide the most efficient and
convenient service for people while minimizing adverse impacts on surrounding uses.

Policy LU-81. Public amenity features (e.g. plazas, trails, art work) should be
incorporated into municipal projects.

Policy LU-82. Municipal government functions that are people-intensive should be
centrally located in or near the Urban Center.

Policy LU-295. Support a partnership with community stakeholders such as the Renton
School District to provide a transition for public properties adjacent to the Urban Center —
North such as the Sartori School and Renton Stadium facilities. Transition of these
facilities could range from accommodating a new clientele as the area transitions to
mixed-use activities, or physical redevelopment of properties addressing the needs of
employees or residents of the Urban Center.

Policy LU-83. Fire stations should be located on principal or minor arterials.

Policy LLU-84. Future fire stations should be sited central to their service area with as
few barriers as possible in order to achieve best possible response times.

Policy LU-85. Land for future fire stations should be acquired in advance in areas where
the greatest amount of development is anticipated.

Policy LLU-86. Site and building design of police facilities providing direct service to the
general public should be easily accessible.

Policy LU-87. Major functions of the police should be centralized in or near the Urban
Center.

Policy LLU-88. Satellite police facilities may be located outside of the Urban Center.
Objective LU-T: Site and design regional facilities to provide the most efficient and
convenient service for people while minimizing the adverse impacts on adjacent uses and

the City Urban Center.

Policy LU-89. Regional facilities that provide services on-site to the public on a daily
basis (i.e. office uses) should be located in the City's Urban Center.
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Policy LU-90. Siting of regional facilities that are specialized (e.g. landfills,
maintenance shops) or serve a limited segment of the population (e.g. justice centers)
should rely more strongly on the special locational needs of the facility and the
compatibility of the facility with surrounding uses.

Policy LU-296. Recognize the Renton Municipal Airport as an Essential Public Facility.
(See section on Airport Compatible Land Use policies).

Objective LU-U: Preserve the cultural amenities and heritage of Renton.

Policy LU-91. The downtown library should continue to be the main facility for the
City.

Policy LU-92. When branch libraries are developed, they should be located to provide
convenient access to a majority of their users.

Policy LU-93. Future branch libraries and other satellite services may be located in
mixed-use developments to serve concentrations of users in those areas.

Objective LU-V: Assure adequate land and infrastructure at appropriate locations for
development and expansion of facilities to serve the educational needs of area residents
and protect adjacent uses from impacts of these more intensive uses.

Policy LU-94. Post secondary (beyond high school) and other regional educational
facilities that require sites larger than five acres should be located in the Employment
Area — Industrial, Employment Area — Valley, Commercial/Office/Residential, or the
Urban Center designations.

Policy LU-95. Alternative funding sources (e.g. impact fees) should be explored for
facilities necessitated by new development.

Policy LU-96. Schools in residential neighborhoods should consider mitigating adverse
impacts to the surrounding area in site planning and operations.

Policy LU-97. The City and the school district should jointly develop multiple-use
facilities (e.g. playgrounds, sports fields) whenever practical.

Policy LU-98. Community use of school sites and facilities for non-school activities
should be encouraged.

Policy LU-99. School facilities that are planned for closure, should be considered for
potential public use before being sold for private development.

Policy LU-100. Elementary schools should be located near a collector arterial street.
Policy LU-101. Safe pedestrian access to schools should be promoted (e.g. through

pedestrian linkages, safety features) through the design of new subdivisions and roadway
improvements.
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Policy LU-102. Vehicular access to middle schools, senior high schools and other large-
scale facilities (e.g. bus maintenance shops, sports facilities) should be from arterial
streets.

Objective LU-W: Assure that adequate land and infrastructure are available for the
development and expansion of facilities to serve the health care needs of the area.

Policy LU-103. Health and/or medical facilities larger than five acres should be located
in portions of the Commercial Corridor designation mapped with Commercial Office
zoning, Employment Area — Valley, Commercial/Office/Residential or the Urban Centers
designations. Smaller scale facilities should locate in the Commercial Arterial portions
of Commercial Corridor.

Objective LU-X: Site religious and ancillary facilities in a manner that provides
convenient transportation access and minimizes their adverse impacts on adjacent land
uses.

Policy LU-104. When locating in predominantly residential areas, religious facilities
should be on the periphery of the residential area rather than the interior.

Policy LU-105. Parking should be provided on-site and buffered from adjacent uses.

Policy LU-106. Large-scale facilities should be encouraged to locate contiguous to an
existing or planned transit route.

Policy LU-107. Religious facilities should be located on and have direct access to either
an arterial or collector street.

Objective LU-Y: Accommodate large, commercial recreational uses that depend on
open land and are intended to serve regional users.

Policy LU-108. Commercial, regional recreational uses should be located contiguous to
a principal arterial in areas with immediate access to an interstate or a state route.

Policy LU-109. Commercial recreational uses should be located outside of the trade area
of other commercial recreational areas offering similar recreational opportunities.

Policy LU-110. Vehicular access to a commercial recreational site should be from a
principal arterial street with the number of access points minimized.
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VII. RESOURCE LAND

Goal: Maintain the City’s agricultural and mining resources as part of Renton’s
cultural history.

Discussion: Renton is an urban community with a rich history based on industrial and
agricultural uses that is now transitioning into a vibrant urban center. Some agricultural
resource-based uses remain in environmentally sensitive areas of the Potential
Annexation Area and in Residential Low Density Designations or on vacant land in
commercial areas. Current policies recognize these existing uses and encourage them as
cultural resources where they may be appropriate.

Responsibility for implementing the objectives and policies of this section lies primarily
with the City of Renton.

Objective LU-Z: Maintain existing commercial and hobby agricultural uses such as
small farms, hobby farms, horticulture, beekeeping, kennels, and stables, that are
compatible with urban development. Allow sale of products produced on site.

Policy LU-111. Prohibit commercial agricultural uses that are industrial or semi-
industrial in nature, and create nuisances such as odor or noise that may be incompatible
with residential use.

Policy LU-112. Limit access of large domestic animals to shorelines and wetlands.

Policy LU-113. Control impacts of crop and animal raising on surface and ground water.
Policy LU-114. Encourage public and private recreational uses in agricultural areas.

Policy LU-115. Allow cultivation and sale of flowers, herbs, vegetables, or similar crops
in residential areas, as an accessory use and/or home occupation.

Policy LU-116. Recognize and allow community gardens on private property, vacant
public property, and unused rights-of-ways.

Objective LU-AA: Maintain extractive industries where their continued operation does
not impact adjacent residential areas, the City's aquifer, or other critical areas.

Policy LU-117. Extractive industries including timber, sand, gravel and other mining
within the City's Potential Annexation Area should be mapped and appropriately zoned
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upon annexation to the City. Policies governing these sites should be consistent with the
King County Comprehensive Plan.

Policy LU-118. Mining and processing of minerals and materials should be allowed
within the City subject to applicable City ordinances and environmental performance
standards.

Policy LU-119. Extractive sites, when mined out, should be graded and restored for
future development compatible with land use designations for adjacent sites.

Policy LU-120. New plats adjacent to operating extractive sites should carry a notice on
the face of the plat specifying the impacts that are expected from the extractive use:
potential dust, noise, traffic, light and glare.

Policy LU-121. Hours of operation of extractive uses should be based on impacts to
adjacent uses.

Policy LU-122. The City should apply conditional use permits or other approvals as
appropriate for mineral extraction and processing when:

1) The proposed site contains rock, sand, gravel, coal, oil, gas, or other mineral
resources,

2) The proposed site is large enough to confine or mitigate all operational impacts,

3) The proposal will allow operation with limited conflicts with adjacent land uses
when mitigating measures are applied, and;

4) Roads or rail facilities serving or proposed to serve the site can safely and
adequately handle transport of products and are in close proximity to the site.
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AUTO MALL POLICIES

Discussion: The Renton Auto Mall is intended to serve several purposes on behalf of the
City and business community. It increases vehicle sales and corresponding tax revenue
returned to the City. It has special development standards that are predictable, cohesive,
and uniform throughout the District.

It is easily accessible from regional interstate transportation systems, and improves and
increases values of underdeveloped property. The Auto Mall, by providing a District for
this concentrated activity, allows land that might otherwise be used for vehicle sales and
service to be reutilized more efficiently in other Districts, such as the Urban Center.

Additional benefits may accrue to both City residents and people on a regional basis due
to the opportunity to comparison shop and conveniently participate in activities related to
auto sales and service.

Objective LU-KKK: Provide support for a cohesive Commercial Corridor District
specifically for the concentration of auto- and vehicular-related businesses in order to
increase their revenue and the sales tax base for the City.

Proposed Policy (Business Districts): Vehicle sales in Commercial Arterial zoned areas
should be encouraged to locate to the Renton Automall District and Employment Area
Valley designation.

Policy LU-372. The objectives and policies of the Commercial Corridor designation
should be implemented by Commercial Arterial (CA) zoning within Auto Mall District A
and by the underlying zoning in Auto Mall District B.

Objective LU-LLL: In order to further the continued cohesiveness of the Auto Mall
Improvement District, a right-of-way improvement plan should be completed, adopted,
and implemented by the City in coordination with property owners and auto dealers.

Policy LU-373. The coordinated right-of-way improvement plan should address area
gateways, signage, landscaping, circulation, and shared access.

Policy LU-374. A designated gateway to the Auto Mall District should be made visually
distinctive through the use of gateway features.

Policy LU-375. In order to facilitate the consolidation of land into a cohesive district,
fees and other compensation normally levied for street right-of-way vacation should be
waived.

Objective LU-MMM: Auto Mall Improvement District development standards, site
planning, and project review should further the goal of the City to present an attractive
environment for doing regional-scale, auto-related business.

Policy LU-376. Landscaping along principal arterials should be uniform from parcel to
parcel in order to further the visual cohesiveness of the District.
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Policy LU-377. On-site landscaping should consist of a minimum two and one half
percent (2.5%) of the gross site area.

Policy LU-378. On-site landscaping should primarily be located at site entries, in front
of buildings, and at other locations with high visibility from public areas.

Policy LU-379. Vehicle service areas should not be readily visible from public rights-of-
way.

Objective LU-NNN: Use of the Auto Mall District by pedestrians should be encouraged
by improving safety and creating an attractive, “walkable” business environment.

Policy LU-380. Designated walkways should be part of a larger network of pedestrian
connections between businesses throughout the district.

Policy LU-381. To enhance use of the Auto Mall Improvement District by pedestrians
the following features should be used:
e  Wheel stops or curbs placed to prevent overhang of sidewalks by vehicle
bumpers.
e (Customer parking located and clearly marked near site entries.
e (Coordinated dealer-to-dealer signage should be developed.
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VIII. RESIDENTIAL POLICIES

Goal: Promote new development and neighborhoods in the City that:

a) Contribute to a strong sense of community and neighborhood identity;

b) Are walkable places where people can shop, play, and get to work without
always having to drive;

¢) Are developed at densities sufficient to support public transportation and make
efficient use of urban services and infrastructure;

d) Offer a variety of housing types for a population diverse in age, income, and
lifestyle;

e) Are varied or unique in character;

f) Support “grid” and ‘“flexible grid” street and pathway patterns where
appropriate;

g) Are visually attractive, safe, and healthy environments in which to live;

h) Offer connection to the community instead of isolation; and

i) Provide a sense of home.

Discussion: The purpose of the Residential policies is to provide a citywide residential
growth strategy. The Residential policies address the location of housing development,
housing densities, non-residential uses allowed in residential areas, site design, and
housing types in neighborhoods. (See Public Facilities Section for policies on schools,
churches, and other facilities in residential areas. See Housing Element for policies
relating to housing types and neighborhoods and the Community Design Element for
policies guiding quality design.)

Responsibility for residential objectives and policies lies with the City of Renton for
implementation and the development community, which should propose projects that
meet the residential goals, objectives, and policies of the City.

Objective LU-BB: Manage and plan for high quality residential growth in Renton and
the Potential Annexation Area that:

1) Supports transit by providing urban densities,
2) Promotes efficient land utilization, and
3) Creates stable neighborhoods incorporating built amenities and natural features.

Policy LU-123. Pursue multiple strategies for residential growth including:

1) Development of new neighborhoods on larger land tracts on the hills and plateaus
surrounding downtown;

2) Infill development on vacant and underutilized parcels in Renton’s established
neighborhoods;

3) Multi-family development located in Renton’s Urban Center;
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4) Infill in existing multi-family areas; and
5) Mixed-use projects and multi-family development in Commercial and Center land use
designations.

Policy LU-124. Promote the timely and logical progression of residential development.
Priority for higher density development should be given to development of land with
infrastructure capacity and land located closer to the City's Urban Center.

Policy LU-125. Encourage a citywide mix of housing types including:

1) Large-lot single family;

2) Small-lot single family;

3) Small-scale and large-scale rental and condominium multi-family housing; and
4) Residential/commercial mixed-use development.

Objective LU-CC: Maintain the goal of a fifty-fifty ratio of single family to multi-
family housing outside of the Urban Center.

Policy LU-126. A maximum of fifty percent (50%) of future residential land capacity
should occur in multi-family housing in parts of the City and PAA located outside of the
Urban Center.

Policy LU-127. Infrastructure impacts of the goal of 50/50 ratio of single-family to
multi-family outside the Urban Center should be evaluated as part of the City’s Capital
Improvements program.

Policy LU-128. Multi-family unit types are encouraged as part of mixed-use
developments in the Urban Center, Center Village, Commercial/Office/Residential, and
the Commercial Corridor Land Use designations.

Policy LU-129. Small-lot, single-family infill developments and plats should be
supported as alternatives to multi-family development to both increase the City’s supply
of single-family detached housing and provide homeownership opportunities.

Policy LU-130. Adopt urban density of at least four (4) dwelling units per net acre for
residential uses except in areas with identified and documented sensitive areas and/or
areas identified as urban separators.

Policy LU-131. Encourage larger lot single-family development in areas providing a
transition to the Urban Growth Boundary and King County Rural Designation. The City

should discourage more intensive platting patterns in these areas.

Policy LU-132. Discourage creation of socio-economic enclaves, especially where lower
income units would be segregated within a development.
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RESIDENTIAL LOW DENSITY LAND USE DESIGNATION

Purpose Statement: Policies in this section are intended to guide development on land
appropriate for a range of low intensity residential and employment where land is either
constrained by sensitive areas or where the City has the opportunity to add larger-lot
housing stock, at urban densities of 4-du/net acre, to its inventory.

Lands that are not appropriate for urban levels of development are designated either
Resource Conservation or Residential Low Density Zoning.

Lands that either do not have significant sensitive areas, or can be adequately protected
by the critical areas ordinance, are zoned Residential 4.

Lands developed with existing manufactured home parks that provide a transition to
adjacent Rural Areas and/or are adjacent to critical areas but were established uses in
King County prior to annexation may be considered for Residential Manufactured Home
Park zoning.

Objective LU-DD: Provide for a range of lifestyles and appropriate uses adjacent to and
compatible with urban development in areas of the City and Potential Annexation Area
constrained by extensive natural features, providing urban separators, and/or providing a
transition to Rural Designations within King County.

Policy LU-133. Identify and map areas of the City where environmentally sensitive
areas such as 100-year floodplains, floodways, and hazardous landslide and erosion areas
are extensive and the application of critical areas regulations alone is insufficient to guide
future development.

Policy LU-134. Base development densities should range from 1 home per 10 acres to 1
home per acre on Residential Low Density (RLD) designated land with significant
environmental constraints, including but not limited to: steep slopes, erosion hazard,
floodplains, and wetlands or where the area is in a designated Urban Separator. Density
should be a maximum of 4-du/net acre on portions of the Residential Low Density land
where these constraints are not extensive and urban densities are appropriate except as
provided in Policy LU-134a.

Policy LU-134a A density exception to the 4 dwelling unit per acre maximum is allowed
for pre-existing manufactured home parks within the Residential Low Density
designation. Upon cessation of the manufactured home park use, these properties should
be considered for Residential 4 zoning.

Policy LU-135. For the purpose of mapping, the prevalence of significant environmental
constraints should be interpreted to mean:

1) Critical areas encumber a significant percentage of the gross area;
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2) Developable areas are separated from one another by pervasive critical areas or occur
on isolated portions of the site and access limitations exist;

3) The location of the sensitive area results in a non-contiguous development pattern;

4) The area is a designated urban separator; or

5) Application of the Critical Areas Ordinance setbacks/buffers and/or net density
definition would create a situation where the allowed density could not be
accommodated on the remaining net developable area without modifications or
variances to other standards.

Policy LU-137. Warehousing, outdoor storage, equipment yards, and industrial uses
should not be allowed. Where such uses exist as non-conforming uses, measures should
be taken to negotiate the transition of these uses as residential redevelopment occurs.

Policy LU-140. Control scale and density of accessory buildings to maintain
compatibility with other residential uses.

Policy LU-141. Residential Low Density areas may be incorporated into Urban
Separators.

Objective LU-EE: Designate Residential 4 du/acre zoning in those portions of the RLD
designation appropriate for urban levels of development by providing suitable
environments for suburban and/or estate style, single-family residential dwellings.

Policy LU-143. Within the Residential 4 du/acre zoned area allow a maximum density
of 4 units per net acre to encourage larger lot development and increase the supply of
upper income housing consistent with the City’s Housing Element.

RESIDENTIAL SINGLE FAMILY LAND USE DESIGNATION

Purpose Statement: Land designated Residential Single Family is intended to be used
for quality detached residential development organized into neighborhoods at urban
densities. It is intended that larger subdivision, infill development, and rehabilitation of
existing housing be carefully designed to enhance and improve the quality of single-
family living environments.

Policies in this section are to be considered together with the policies in the Regional
Growth, Residential Growth Strategy section of the Land Use Element, the Community

Design Element, and the Housing Element. Policies are implemented with R-8 zoning.

Objective LU-FF: Encourage re-investment and rehabilitation of existing housing, and
development of new residential plats resulting in quality neighborhoods that:

1) Are planned at urban densities and implement Growth Management targets,
2) Promote expansion and use of public transportation; and
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3) Make more efficient use of urban services and infrastructure.

Policy LLU-147. Net development densities should fall within a range of 4.0 to 8.0
dwelling units per net acre in Residential Single Family neighborhoods.

Policy LU-151. Maximum height of structures should not exceed two (2) stories in
single-family residential neighborhoods.

Proposed Policy LU-: Designate land for Residential Single-Family land use where
there is an existing pattern of single-family development in the range of four to eight
units per net acre and where critical areas are limited.

RESIDENTIAL MEDIUM DENSITY LAND USE DESIGNATION

Purpose Statement: The Residential Medium Density designation is intended to create
the opportunity for neighborhoods that offer a variety of lot sizes, housing, and
ownership options.

Residential Medium Density neighborhoods should include a variety of unit types
designed to incorporate features from both single-family and multi-family developments,
support cost-efficient housing, facilitate infill development, encourage use of transit
service, and promote the efficient use of urban services and infrastructure.

Objective LU-GG: Designate land for Residential Medium Density (RMD) where
access, topography and adjacent land uses create conditions appropriate for a variety of
unit types designed to incorporate features from both single-family and multi-family
developments, and to support cost-efficient housing, infill development, transit service,
and the efficient use of urban services and infrastructure.

Policy LU-157. Residential Medium Density designated areas should be zoned for either
Residential 10 dwelling units per net acre (R-10), Residential 14 dwelling units per net
acre (R-14), or new zoning designations that allow housing in this density range.

Policy LU-158. Residential Medium Density neighborhoods may be considered for
Residential 10 (R-10) zoning if they meet three of the following criteria:

1) The area already has a mix of small-scale multi-family units or has had long standing
zoning for flats or other low-density multi-family use;

2) Development patterns conducive to medium-density development are established;

3) Vacant lots exist or parcels have redevelopment potential for medium-density infill
development;
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4) The project site is adjacent to major arterial(s) and public transit service is located
within Y4 mile;

5) The site can be buffered from existing single-family residential neighborhoods having
densities of eight (8) dwelling units or less; or

6) The site can be buffered from adjacent or abutting incompatible uses.

Policy LU-159. Areas may be considered for Residential 14 (R-14) zoning where the
site meets the following criteria:

1) Adjacent to major arterial(s);

2) Adjacent to the Urban Center, Highlands Center Village, or Commercial Corridor
designations;

3) Part of a designation totaling over 20 acres (acreage may be in separate ownership);

4) Site is buffered from single-family areas or other existing, potentially incompatible
uses; and

5) Development within the density range and of similar unit type is achievable given
environmental constraints.

Policy LLU-160. Support projects that create neighborhoods with diverse housing types
that achieve continuity through the organization of roads, sidewalks, blocks, setbacks,
community gathering places, and amenity features.

Policy LU-162. Development densities in the Residential Medium Density designation
area should range from seven (7) to eighteen (18) dwelling units per net acre, as specified
by implementing zoning.

Objective LU-HH: Residential Medium Density designations should be areas where
creative approaches to housing density can be implemented.

Policy LU-16S. Provision of small lot, single-family detached unit types, townhouses,
and multi-family structures compatible with a single-family character should be allowed
and encouraged in the Residential Medium Density designation, provided that density
standards can be met (see also the Housing Element for housing types).

Policy LU-166. Very small-lot, single-family housing, such as cottages, zero-lot line
detached, semi-detached, townhouses, and small scale multi-family units should be
allowed in the Residential Medium Density designation in order to provide a wide range
of housing types. No single housing type should dominate in this designation.

Policy LU-167. A range and variety of lot sizes and building densities should be
encouraged.

Policy LU-168. Residential developments should include public amenities that function
as a gathering place within the development and should include features such as a public
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square, open space, park, civic or commercial uses in the R-14 zone. The central place
should include amenities for passive recreation such as benches and fountains and be
unified by a design motif or common theme.

Policy LU-169. Residential Medium Density site development plans should reflect the
following criteria for projects:

1) Parking should be encouraged in the rear or side yards or under the structure;

2) Structures should be located on lots or arranged in a manner to appear like a platted
development to ensure adequate light and air, and views (if any) are preserved
between lots or structures;

3) Buildings should be massed in a manner that promotes a pedestrian scale with a small
neighborhood feeling;

4) Each dwelling unit should have an identifiable entrance and front on streets or public
open spaces rather than courtyards and parking lots;

5) Fences may be constructed if they contribute to an open, spacious feeling between
units and structures and do not provide a barrier to pedestrian circulation; and

6) Streetscapes should include green, open space for each unit.

Policy LU-170. Residential Medium Density development should provide condominium
or fee simple homeownership opportunities, as well as rental or lease options.

Policy LU-181. Mixed-use development in the form of civic, commercial development,
or other non-residential structures, may be allowed in the central places of Residential
Medium Density development projects within the Residential 14 zone, subject to
compliance with criteria established through development regulations.

RESIDENTIAL MULTI-FAMILY LAND USE DESIGNATION

Purpose Statement: The multi-family residential land use designation is intended to
encourage a range of multi-family living environments that provide shelter for a wide
variety of people in differing living situations, from all income levels, and in all stages of
life.

Although some people live in multi-family situations because they do not have an
alternative, others prefer living in multi-family environments rather than in single-family,
detached houses. Regardless of why they live there, they want and deserve the same high
standards for their homes and neighborhoods.

Single-family and multi-family residential developments have different impacts on the
community.

The City must identify a housing mix and implement policies that adequately address and
balance the needs of both residents and the community as a whole.
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The Multi-family Residential designation is implemented by Residential Multi-family
(RMF), Residential Multi-Family Traditional (RMT), and Residential Multi-Family
Urban (RM-U) zoning.

Objective LU-JJ: Encourage the development of infill parcels with quality projects in
existing multi-family districts.

Policy LU-182. Residential Multi-family designations should be in areas of the City
where projects would be compatible with existing uses and where infrastructure is
adequate to handle impacts from higher density uses.

Policy LU-183. Land within the Residential Multi-family designation areas should be
used to meet multi-family housing needs, without expanding the area boundaries, until
land capacity in this designation is used. Residential Multi-family designations have the
highest priority for development or redevelopment with multi-family uses.

Policy LU-184. Expansion of the Residential Multi-family designation is limited to
properties meeting the following criteria:

1) Properties under consideration should take access from a principal arterial, minor
arterial, or collector. Direct access should not be through a less intense land use
designation area;

2) Properties under consideration must abut an existing Residential Multi-family land
use designation on at least two (2) sides and be on the same side of the principal
arterial, minor arterial, or collector serving it; and

3) Any such expansion of the Residential Multi-family land use designation should not
bisect or truncate another contiguous land use district.

Policy LU-184.1. Properties that are a part of annexations into the City and have existing

multi-family land use, but do not meet the criteria for Residential Multi-Family land use

designation, may be designated Residential Multi-Family when properties meet the

following criteria:

1) There is a pre-existing and long term use of multi-family development; and

2) The property is 43,560 square feet or less in size, and

3) The designation shall not be used as justification for expanding Residential
Multi-Family zone to other properties.

Policy LU-185. Development density in the Residential Multi-family designation should
be within a range of ten (10) dwelling units per acre as a minimum to seventy-five
(75)dwelling units per acre as a maximum.

Policy LU-187. Detached cottage housing designed to include site amenities with
common open space features should be supported in multi-family designations if density
goals are met.

Proposed Policy LU-: Residential Multi-Family projects should include landscaped
open space, common areas for residents, and other amenities compatible with existing
buildings on adjacent and abutting lots.
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Proposed Policy LU- : Residential Multi-Family (RMF) zoning should be applied
where existing small scale, garden-style multi-family development exists.

Proposed Policy LU- : Residential Multi-Family Traditional (RMT) zoning should be
applied in areas where the surrounding land use provides a compact urban environment
or where such an environment is envisioned. This area should be within a half mile of
shopping and transit.

Proposed Policy LU- : Residential Multi-Family Urban (RMU) zoning should be
applied when the surrounding land uses call for high-density housing choices in an area
with a pedestrian-scale environment and direct access to transit facilities.

IX. CENTERS

Goal: Develop well-balanced attractive, convenient, robust commercial office,
office, and residential development within designated Centers serving the City and
the region.

Discussion: The Centers category of land use includes two areas of the City, the Center
Village in the Highlands and the Urban Center located in the historic downtown and the
employment area north to Lake Washington.

The Urban Center includes two sub-areas: Urban Center- Downtown (220 acres) and the
Urban Center-North (310 acres). Together these two areas are envisioned to evolve into a
vibrant city core that provides arts, entertainment, regional employment opportunities,
recreation, and quality urban residential neighborhoods. The Renton Urban Center is
envisioned as the dynamic heart of a growing regional city. Renton’s Urban Center will
provide significant capacity for new housing in order to absorb the city’s share of future
regional growth. This residential population will help to balance the City’s employment
population and thereby meet the policy directive of a 2:1 ratio of jobs to housing.

The Center Village designation is envisioned as a revitalized residential and commercial
area providing goods and services to the Greater Highlands area. The area could
potentially become a focal point for a larger area, the Coal Creek Corridor, connecting
Renton to Newcastle and Issaquah. While development is envisioned at a smaller scale
than expected in the Urban Center, the Village Center will still focus on urban mixed-use
projects with a pedestrian-oriented development pattern.

Objective LU-MM: Encourage a wide range and combination of uses, developed at
sufficient intensity to maximize efficient use of land, support transit use, and create a
viable district.

Policy LU-193. Promote the innovative site planning and clustering of Center uses and
discourage the development of strip commercial areas.
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Policy LU-194. Phase implementation of development within Centers to support
economically feasible development in the short term but also provide a transition to
achieve new development consistent with long term land use objectives.

Policy LU-246. Continue development of transit-oriented development in the activity
node established by the downtown transit facility.

Policy LU-195. Designate Center boundaries according to the following criteria:

1) The boundary should coincide with a major change in land use type or intensity;

2) Boundaries should consider topography and natural features such as ravines, hills,
and significant stands of trees;

3) Boundaries should occur along public rights-of-way including streets or utility
easements, or at rear property lines where justified by the existing land use pattern.
Boundary lines should not be drawn through the interior of parcels; and

4) As a maximum distance, the boundary should be drawn within a walkable distance
from one or two focal points, which may be defined by intersections, transit stops, or
shopping centers.

Policy LU-196. Designate Centers in locations with the following characteristics:

1) A nucleus of existing multi-use development;

2) Potential for redevelopment, or vacant land to encourage significant concentration of
development;

3) Center locations should be located on major transit and transportation routes;

4) Center locations should be served by the City's arterial street system.

Policy LU-197. Change adopted boundaries only in the following circumstances:

1) The original mapping failed to consider a major natural feature or significant land use
that would make implementation of the boundary illogical, or

2) The amount of land within a Center is inadequate to allow development of the range
and intensity of uses envisioned for the Center.

Policy LU-198. Support new office and commercial development that is more intensive
than the older office and commercial development in existing Centers in order to create
more compact and efficient Centers over time.

Policy LU-199. Allow stand-alone residential development of various types and urban
densities in portions of Centers not conducive to commercial development, or in the
Urban Center in districts designated for residential use.

Policy LU-200. Allow residential uses throughout Centers as part of mixed-use
developments. Consider bonus incentives for housing types compatible with commercial
uses or lower density residential that is adjacent to Centers.

Policy LU-201. Include uses that are compatible with each other within mixed-use
developments; for example, office and certain retail uses with residential, office, and
retail.

Objective NN: Implement Renton’s Urban Center consistent with the “Urban Centers
criteria” of the Countywide Planning Policies (CPP) to create an area of concentrated
employment and housing with direct service by high capacity transit and a wide range of
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land uses such as commercial/office/retail, recreation, public facilities, parks and open
space.

Policy LU-211. Renton’s Urban Center should be maintained and redeveloped with
supporting land use decisions and projects that accomplish the following objectives:

1) Enhance existing neighborhoods by creating investment opportunities in quality
urban scale development;

2) Promote housing opportunities close to employment and commercial areas;

3) Support development of an extensive transportation system to reduce dependency on
automobiles;

4) Strive for urban densities that use land more efficiently;

5) Maximize the benefit of public investment in infrastructure and services;

6) Reduce costs of and time required for permitting; and

7) Evaluate and mitigate environmental impacts.

Policy LU-212. Establish two sub-areas within Renton’s Urban Center.

1) Urban Center-Downtown (UC-D) is Renton’s historic commercial district,
surrounded by established residential neighborhoods. The UC-D is located from the
Cedar River south to South 7th Street and between I-405 on the east and Shattuck
Avenue South on the west.

2) Urban Center-North (UC-N) is the area that includes Southport, the Puget Sound
Energy sub-station, and the South Lake Washington redevelopment area. The UC-N
is located generally from Lake Washington on the north, the Cedar River and Renton
Municipal Airport to the west, Sixth Street and Renton Stadium to the south, and
Houser Way to the east.

Policy LU-213. Maintain zoning that creates capacity for employment levels of 50
employees per gross acre and residential levels of 15 households per gross acre within the
Urban Center.

Policy LU-214: Support developments that utilize Urban Center levels of capacity.
Where market conditions do not support Urban Center employment and residential levels,
support site planning and/or phasing alternatives that demonstrate how, over time, infill
or redevelopment can meet Urban Center objectives.

URBAN CENTER DOWNTOWN LAND USE DESIGNATION

Purpose Statement: The Urban Center - Downtown (UC-D) is expected to redevelop as
a destination shopping area providing neighborhood, citywide, and sub-regional services
and mixed-use residential development. UC-D residential development is expected to
support urban scale multi-family projects at high densities, consistent with Urban Center
policies. Site planning and infrastructure will promote a pedestrian scale environment
and amenities.

Proposed Objective LU-: Zone areas within the Urban Center-Downtown designation
to provide a vibrant downtown district that provides a mix of high density urban land
uses that support transit and the further synergism of public and private sector activities.
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Proposed Policy LU-: Residential Multi-Family Traditional should be zoned in areas
where low rise multi-family development already exists and further infill is appropriate,
or where such development can provide a transition between higher intensity downtown
uses and surrounding areas. Transit and shopping areas should be available within one
half mile.

Proposed Policy LU-: Residential Multi-Family Urban should be zoned in areas outside
of the established Pedestrian District, where it is appropriate for high intensity residential
development to be established without mixed-use commercial or office space within the
same building. Residential Multi-Family Urban areas should be served by
transit.Proposed Policy LU-: Commercial Office zoning should be selected for high
intensity areas of the Urban Center Downtown where residential or mixed use residential-
commercial development is not desired.

Proposed Policy LU-: Center Downtown zoning should be selected for those portions of
the Urban Center-Downtown that are envisioned for the widest mix of residential and
commercial uses. The Center Downtown should be directly served by multiple transit
routes and should provide a high-quality pedestrian environment.

Objective LU-OO: Create a balance of land uses that contribute to the revitalization of
downtown Renton and, with the designated Urban Center - North, fulfill the requirements
of an Urban Center as defined by Countywide Planning Policies.

Policy LU-216. Uses in the Urban Center - Downtown should include a dynamic mix of
uses, including retail, entertainment, restaurant, office, and residential, that contribute to a
vibrant city core.

Policy LU-217. Development and redevelopment of Urban Center - Downtown should
strive for urban density and intensity of uses.

Policy LU-218. Ground floor uses with street frontage in the Pedestrian District should
be limited to businesses which primarily cater to walk-in customer traffic (i.e. retail
goods and services) in order to generate and maintain continuous pedestrian activity in
these areas. Walk-in customer oriented businesses should also be encouraged to locate
along street frontages in the remainder of the downtown core.

Policy LU-219. Projects in the Urban Center - Downtown should achieve an urban
density and intensity of development that is greater than typical suburban neighborhoods.
Characteristics of urban intensity include no or little setbacks, taller structures, mixed-
uses, structured parking, urban plazas and amenities within buildings.

Policy LU-221. Development should not exceed mid-rise heights within the Urban
Center - Downtown.

Objective LU-PP: Encourage the evolution of downtown Renton as a regional
commercial district that complements the redevelopment expected to occur in the Urban
Center - North.

Policy LLU-223. Discourage uses including expansion of existing uses in the Urban
Center - Downtown that require large areas of surface parking and/or drive-through
service queuing space.
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Objective LU-QQ: Encourage additional residential development in the Urban Center -
Downtown supporting the Countywide Planning Policies definition of Urban Center.

Policy LU-224. Maximize the use of existing urban services and civic amenities and
revitalize the City's downtown by promoting medium to high-density residential
development in the downtown area. Allowed densities should conform to the criteria for
Urban Centers in the Countywide Planning Policies.

Policy LU-225. Mixed-use development where residential and commercial uses are
allowed in the same building or on the same site should be encouraged in the urban
Center - Downtown. Incentives should be developed to encourage future development or
redevelopment projects that incorporate residential uses.

Policy LU-226. Net residential development densities in the Urban Center - Downtown
designation should achieve a range of 14-100 dwelling units per acre and vary by zoning
district.

Policy LU-227. Density bonuses up to 150 du/ac may be granted within designated areas
for provision of, or contribution to, a public amenity (e.g. passive recreation, public art)
or provision of additional structured public parking.

Policy LU-228. Condominium development and high-density owner-occupied
townhouse development is encouraged in the Urban Center - Downtown.

URBAN CENTER NORTH LAND USE DESIGNATION

Purpose Statement: The purpose of the UC-N is to redevelop industrial land for new
office, residential, and commercial uses at a sufficient scale to implement the Urban
Centers criteria adopted in the Countywide Planning Policies. This portion of the Urban
Center is anticipated to attract large-scale redevelopment greater than that in the Urban
Center-Downtown, due to large areas of land available for redevelopment. In addition,
new development is expected to include a wider group of uses including remaining
industrial activities, new research and development facilities, laboratories, retail
integrated into pedestrian-oriented shopping districts, and a range of urban-scale, mixed-
use residential, office and commercial uses. The combined uses will generate significant
tax income for the City and provide jobs to balance the capacity for the more than 5,000
additional households in the Urban Center. Development is expected to complement the
Urban Center-Downtown. UC-N policies will provide a blueprint for the transition of
land over the next 30 years into this dynamic, urban mixed-use district.

Proposed Objective LU-: Attract large-scale redevelopment of residential and
commercial uses in order to implement the Urban Centers criteria of the Countywide
Planning Policies to provide housing and jobs.

Proposed Policy LU-: Designate land for Urban-Center North land use if it meets the
Urban Centers criteria in the Countywide Planning policies and if it contains large tracts
of land suitable for redevelopment within the next 20 years.

Policy LU-267. Support a range and variety of commercial and office uses.
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Policy LU-268. Allow hospitality uses such as hotels, convention and conference
centers.

Policy LU-269. Co-locate uses within a site and/or building in order to promote urban
style, mixed-use development.

Policy LU-272. Support uses that serve the region, a sub-regional, or citywide market as
well as the surrounding neighborhoods.

Policy LU-273. Support integration of community-scale office and service uses
including restaurants, theaters, day care, art museums, and studios.

Policy LU-276. Support extension of Park Ave. to Lake Washington.

Policy LU-281. Address the mix and compatibility of uses, residential density,
conceptual building, site and landscape design, identification of gateway features, signs,
circulation, transit opportunities, and phasing through master plan and site plan review
process.

Policy LU-284. Allow phasing plans for mixed-use projects.
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Urban Center North Districts

The proposed Urban Center-North is divided into two districts for planning purposes.
Each district has a different emphasis in terms of range, intensity, and mix of uses. These
are District One, east of Logan Avenue, and District Two, west of Logan Avenue. The
implementation of planning concepts for District Two will be dependent on decisions by
The Boeing Company regarding continued airplane assembly operations at the Renton
Plant. For this reason, initiation of redevelopment in District Two will likely occur after
transition of the area east of Logan Avenue, District One, has begun.

Consolidation of Boeing operations may cause certain property located within District
One to be deemed surplus, making it available for redevelopment within the near future.
District One is envisioned to include a variety of uses. The intensity of these uses would
require substantial infrastructure improvements. More extensive development, ultimately
anticipated with the future development of District Two, will likely require even more
significant infrastructure upgrades.

Redevelopment in both districts of the Urban Center - North will be responsive and
protective of the North Renton residential neighborhood to the south. While the North
Renton neighborhood is not a part of the Urban Center, its residents will benefit from the
significant amenities provided by development of a new urban community.

Redevelopment within both districts will occur in a manner that is not incompatible with
the operations at the Renton Municipal Airport, recognizing that the airport is an
Essential Public Facility located within an urban area. Redevelopment within both
districts will be consistent with the City’s Airport Compatible Land Use Program. The
program responds to State requirements to consider how land use in the surrounding
areas affects the Renton airport.

The current supply of underutilized land north of N. 8" Street creates an immediate
redevelopment opportunity for a first phase of development in District One. However,
the industrial character of the surrounding developed properties, both within District Two
to the west and the Employment Area-Industrial area to the east, will make it difficult to
achieve true urban intensities in District One at the beginning of this transition. The
overall Vision for the District contemplates much more than a series of low-rise
structures with large parking lots. Therefore, it is important that this initial development
facilitates later stages of investment as the neighborhood matures and property values
increase. It is also critical that the early-stage vision for District One sets the stage for
high-quality redevelopment in District Two.

The following “visions” have been developed for each District.

Vision - District One

The changes in District One will be dramatic, as surface parking lots and existing large-
scale industrial buildings are replaced by retail, flex tech, and office uses. Initial
development may be characterized by large-format, low-rise buildings surrounding
internal surface parking lots and bordered by a strong pedestrian-oriented spine along
Park Avenue. As the Urban Center-North evolves, the buildings of District One may be
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remodeled and/or replaced with taller, higher density structures. Parking structures may
also be built in future phases as infill projects that further the urbanization of the District.

Two initial patterns of development are anticipated within the District: one, creating a
destination retail shopping district; and the other, resulting in a more diverse mixed-use,
urban scale office and technical center with supporting commercial retail uses. It is hoped
that over time these patterns will blend to become a cohesive mixed-use district.

In its first phases of development, District One hosts for the region a new form of retail
center. Absent are the physical constraints of a covered mall. Although parking initially
may be handled in surface lots, their configuration, juxtaposed with smaller building
units, eliminates the expanse of paving that makes other retail shopping areas
unappealing to pedestrians. Building facades, of one or two stories, are positioned
adjacent to sidewalks and landscaped promenades. Destination retail uses that draw from
a sub-regional or regional market blend with small, specialty stores in an integrated
shopping environment to support other businesses in the area. While large-format (“big-
box”) retail stores anchor development, they do not stand-alone. Rather, they are
architecturally and functionally connected to the smaller shops and stores in integrated
shopping centers. Cafes with outdoor seating, tree-lined boulevards and small gathering
places invite shoppers to linger after making their initial purchases. Retail development
takes an urban form with high-quality design considering a human scale and pedestrian
orientation.

While retail development will add to the City’s tax base and create a modest increase in
employment, the vision for the Urban Center-North is that of a dense employment center.
Within the initial phases of redevelopment, job growth will also occur in high-quality,
well-designed flex/tech development and low- to mid-rise office, lab and research and
development buildings that provide attractive environments for companies offering high-
wage careers in information technology, life sciences and light (“clean”) manufacturing
and assembly industries.

Redevelopment in this area will also include residential opportunities in low- to mid-rise
buildings with upper-story office and/or ground-related retail. Additional supporting
retail will also be constructed. Logan Avenue is extended and redeveloped for public use
as a major, tree-lined parkway.

During the second generation of redevelopment in District One, changing property values
and further investment will allow for higher density development in the form of offices
and residences mixed with other uses. As this area is transformed into a mature mixed-
use district, community gathering spaces and recreation facilities to support the City's
neighborhoods and business districts become viable. Cultural facilities, as well as
convention and conference centers may be located within the District and could be
incorporated into mixed-use development with retail, office and hotels. Small parks, open
space, and community gathering places will be incorporated into site design. Facilities
such as multiple-screen theaters and other cultural facilities may add to the amenity value
of the District.
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District One Policies

Objective LU-YY: Create a major commercial/retail district developed with uses that
add significantly to Renton’s retail tax base, provide additional employment opportunities
within the City, attract businesses that serve a broad market area and act as a gathering
place within the community.

Proposed Policy LU-: Designate land for Urban Center- North 1 zoning if the property
is east of Logan Avenue.

Policy LLU-297. Support office and technology-based uses with retail uses and services
along portions of the ground floors to facilitate the creation of an urban and pedestrian
environment.

Policy LLU-298. Support uses supporting high-technology industries such as
biotechnology, life sciences, and information technology by providing retail amenities
and services in the area.

Policy LU-299. Allow for the development of destination retail centers that are
consistent with a district-wide conceptual plan.

Policy LU-300. Encourage the placement of buildings for retail tenants along pedestrian-
oriented streets to create urban configurations.

Policy LU-301. Ensure that big-box retail functions as an anchor to larger, cohesive,
urban-scale retail developments.

Objective LU-ZZ: Create an urban district initially characterized by high-quality,
compact, low-rise development that can accommodate a range of independent retail,
office, research, or professional companies. Support the continuing investment in and
transition of low-rise development into more intensive, urban forms of development to
support a vital mixed-use district over time.

Policy LU-305. Allow phasing plans for developments as part of the master plan and site plan
review that:

a) Provide a strategy for future infill or redevelopment with mixed-use buildings.
b) Preserve opportunities for future structured parking and more intense
employment-generating development.

Policy LLU-312. Support the co-location of uses within a site and/or building in order to
promote urban style mixed-use (commercial/retail/office/residential) development.

Policy LU-313. Discourage ancillary retail pads.

Vision - District Two

Ongoing Boeing airplane manufacturing is supported by the City and expected to
continue across District Two for the foreseeable future. This important industrial base
will continue to provide high-wage jobs within the Urban Center — North as
redevelopment occurs in District One.
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Should Boeing surplus property west of Logan Avenue, redevelopment that follows will
take on more urban characteristics, incorporating mixed-use (residential, office, and
retail) development types. Planning for the redevelopment of District Two will take into
consideration the unique issues involved in the transition of a site historically used for
heavy industry adjacent to the Renton Municipal Airport. Redevelopment will be
consistent with the Renton Municipal Airport Compatible Land Use Program.

Eventually, redevelopment will lead to the creation of a vibrant new lakefront community
providing additional housing, shopping, and employment opportunities to the region. The
South Lake Washington neighborhood will be a center of activity in the Puget Sound
region—a premiere address for residents, a hub of economic activity providing capacity
for high-wage jobs, and a world-class destination for shopping, dining, recreation, and
entertainment

Mixed-use projects will be high in design and construction quality, and offer landmark
living, shopping, and working environments planned to take advantage of a regionally
centralized location, efficient access, mass transit, potential passenger ferry connections,
stellar views of lake and mountains, and restored natural environments along the Cedar
River and Lake Washington shorelines.

Development within District Two will be organized into neighborhoods with housing,
shopping, employment, and recreation opportunities located within walking distance.
Low- to mid-rise buildings will be located to the south while development to the north
will be primarily mid-to- high-rise in order to maximize views. While some on-street or
surface parking may occur, the majority of parking will be provided in the lower levels of
mixed-use buildings or in stand-alone structures designed to blend in with the
surrounding neighborhood.

This environment attracts a residential population living in up-scale neighborhoods
featuring higher-density condominium and apartment forms of housing north of N. 8" St.
Townhouse developments south of N. 8" St. provide a transition to the adjacent North
Renton neighborhood in terms of scale and use of buildings. Residents of both
neighborhoods will find ample shopping and employment opportunities in the immediate
vicinity.

Residents, employees and visitors will enjoy new public open space. These range from
public access to the lakefront through small parks, overviews, and trails, to large public
plazas and central greens that provide gathering places, recreational opportunities, and a
celebration of views of the Seattle skyline, the Olympic Mountains, and Mount Rainier.

District Two Policies

Policy LU-: Designate land for Urban Center- North s zoning if the property is either
west of Logan Avenue.

Objective LU-AAA: Support ongoing airplane manufacturing and accessory uses.
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Policy LLU-314. Support existing airplane manufacturing and accessory uses while
allowing for the gradual transition to other uses should The Boeing Company surplus
property within District Two.

Policy LU-315. Allow airplane manufacturing and related accessory uses such as
airplane sales and repair, laboratories for research, development and testing, medical
institutions, and light industrial uses including small scale or less intensive production
and manufacturing, and fabricating with accessory office and support services.

Objective LU-BBB: If Boeing elects to surplus property in District Two, land uses
should transition into an urban area characterized by high-quality development offering
landmark living, shopping and work environments planned to take advantage of access
and views to the adjacent river and lake shorelines.

Policy LU-316. Should The Boeing Company elect to surplus properties in District Two
support the redevelopment with a range and variety of commercial, office, research, and
residential uses.

1) Support a mid- to high-rise scale and intensity of development.

2) Support retail and service activities as ancillary uses that are synergistic with
commercial, office, biotech, research, technology, and residential activities.
Traditional retail (Main Street), general business and professional services, and
general offices are examples of the types of uses that are supported in combination
with other activities.

3) Support urban scale residential development in District Two. North of N. 8" Street
structured parking should be required.

4) Allow a limited range of service uses, such as churches, government offices and
facilities, commercial parking garages, and day care centers through the conditional
use process.

5) Allow eating and drinking establishments and cultural facilities as part of office or
mixed-use development.

6) Prohibit new warehousing, storage including self-storage, vehicle sales, repair and
display (including boats, cars, trucks and motorcycles), assembly and packaging
operations, heavy and medium manufacturing and fabrication unrelated to production
of new commercial airplanes.

7) Support development of public amenities such as public open space, schools,
recreational and cultural facilities, and museums.

8) Allow commercial uses such as retail and services provided that they support the
primary uses of the site and are architecturally and functionally integrated into the
development.

CENTER VILLAGE LAND USE DESIGNATION

Purpose Statement: Center Village is characterized by areas of the City that provide an
opportunity for redevelopment as close-in urban mixed-use residential and commercial
areas that are pedestrian-oriented. These areas are anticipated to provide medium to
high-density residential development and a wide range of commercial activities serving
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citywide and sub-regional markets. Center Villages typically are developed within an
existing suburban land use pattern where opportunities exist to modify the development
pattern to accommodate more growth within the existing urban areas by providing for
compact urban development, transit orientation, pedestrian circulation, and a community
focal point organized around an urban village concept.

Objective LU-CCC: Develop Center Villages, characterized by intense urban
development supported by site planning and infrastructure that provide a pedestrian scale
environment.

Policy LU-317. Apply the Center Village designation to areas with an existing suburban
and auto-oriented land use pattern, which, due to availability and proximity to existing
residential neighborhoods, are candidate locations for a higher density mixed-use type of
development.

Policy LU-318. Implement the Center Village Designation using multiple zoning
designations including Residential 14 (R-14), Center Village (CV), and the Residential
Multi-family zones (RMF, RM-U, RM-T).

Proposed Policy LU-. Zone property as Center Village in areas served by transit that are
characterized by existing commercial and multi-family development that are envisioned
to become mixed use, pedestrian oriented, community centers and serve as a community
focal point.

Proposed Policy LU-. Zone property R-14 within the Center Village land use
designation in areas where a compact mix of housing types (including small lot single
family, semi-attached, and attached housing) is desired. Ideally, R-14 areas provide a
transition between higher intensity zones within the Center Village designation and the
surrounding land uses.

Proposed Policy LU-. Zone property for Residential Multi-Family (RMF), Residential
Multi-Family Urban (RMU), or Residential Multi-Family Traditional (RMT)
development where existing multi-family development exists at the intensity suggested
by the zone, or where additional multi-family development is desired and can be buffered
from lower intensity land uses by the R-14 zone.

Policy LU-320. Allow residential density ranging from a minimum of 10 to a maximum
of 80 dwelling units per acre in the Center Village designation.

Policy LU-321. Encourage mixed-use structures and projects.
Policy LLU-325. Encourage shared parking to use urban land efficiency.

Policy LLU-327. Encourage uses in Center Villages that serve a sub-regional or citywide
market as well as the surrounding neighborhoods.

Policy LLU-328. Encourage more urban style design and intensity of development (e.g.
building height, bulk, landscaping, parking) within Center Villages than with land uses
outside the Centers.

Policy LU-329. Promote the clustering of community commercial uses and discourage
the development of strip commercial areas.
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Policy LLU-330. Residential development within Center Villages is intended to be urban
scale, stacked, flat and/or townhouse development with structured parking.

Policy LU-331. Prohibit new garden style multi-family development.

Policy LLU-332. Provide community scale office and service uses.
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X. COMMERCIAL

Goal: Support existing businesses and provide an energetic business environment for
new commercial activity providing a range of service, office, commercial, and mixed use
residential uses that enhance the City’s employment and tax base along arterial
boulevards and in designated development areas.

Discussion: There are three commercial designations:

1) Commercial Corridor;
2) Commercial/Office/Residential; and
3) Commercial Neighborhood.

These commercial areas range from intense retail corridors to major office parks to
neighborhood scale business districts. Many commercial areas are located along arterials
where the high volumes of daily traffic provide a substantial customer base.

COMMERCIAL CORRIDOR LAND USE DESIGNATION

Purpose Statement: The Commercial Corridor district is characterized by concentrated,
pre-existing commercial activity, primarily in a linear urban form, that provides
necessary goods and services for daily living, accessible to near-by neighborhoods,
serving a sub-regional market and accommodating large volumes of traffic.

It is the intention of City objectives and policies that Commercial Corridor areas evolve
from “strip commercial” linear business districts to business areas characterized by
enhanced site planning incorporating efficient parking lot design, coordinated access,
amenities, and boulevard treatment. Commercial Corridor areas may include designated
districts including concentrations of specialized uses such as the Auto Mall, or features
such as transit stops and a combination of businesses creating a focal point of pedestrian
activity and visual interest.

Commercial Corridor areas are characterized by medium intensity levels of activity. It is
anticipated, however, that intensity levels in these areas will increase over time as
development of vacant space occurs, increased land value makes redevelopment feasible,
and land is used more efficiently. In these districts, provision of pedestrian amenities is
encouraged, as are opportunities to link adjacent uses and neighborhoods.

Objective LU-DDD: The Commercial Corridor land use designation should include:
1) Established commercial and office areas;
2) Developments located on large parcels of land;

3) Projects that may be highly visible from principal arterials;
4) Uses dependent upon or benefiting from high-volume traffic;
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5) Uses that provide significant employment; and
6) Businesses that provide necessary or desirable goods and services to the larger
community.

Policy LU-333. The Commercial Corridor Land Use designation should be mapped in
areas with the following characteristics:

1) Located on, and having access to, streets classified as principal arterials;

2) High traffic volumes; or

3) Land use pattern characterized by strip commercial development, shopping centers, or
office parks.

Policy LU-334. The Commercial Corridor designation should be implemented through
Commercial Arterial, Commercial Office, or Light Industrial zoning.

Proposed Policy LU-: Industrial Light zoning should be applied to land that is
appropriate for very low intensity manufacturing and industrial services.

Policy LU-335. Increased demand for commercial uses should be accommodated
primarily through redevelopment and intensification of existing business area
designations rather than expansion of those areas.

Objective LU-EEE: Create opportunities for development and re-development of land
in portions of the Commercial Corridor designation for general business and service uses.
These include a wide range of restaurant, small-scale to big-box retail, offices, auto
dealers, light industrial, and residential uses.

Policy LU-336. Portions of the Commercial Corridor designation appropriate for a wide
range of uses catering to low and medium intensity office, service, and retail uses should
be mapped with Commercial Arterial zoning.

Policy LU-337. Areas that should be considered for Commercial Arterial zoning should
meet the following criteria:

1) The corridor is served by transit or has transit within one-quarter mile;

2) A historical strip commercial urban development pattern predominates;

3) Large, surface parking lots exist;

4) Primary development on the site is located at rear portions of the property with
parking in front of the buildings;

5) Parcel size and configuration typically is defined by a larger parcel fronting the
arterial street with multiple buildings and businesses; and

6) The corridor exhibits long block lengths and/or an incomplete grid street network.

Policy LU-338. Commercial Arterial zoned areas should include an opportunity for
residential uses and office as part of mixed-use development.

Proposed Policy (Business Districts): The NE Sunset Boulevard, Northeast Fourth, and
Puget Corridors are unique in the City due to the highly eclectic mix of commercial uses.
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Similar uses to those found in these corridors should be fostered as development and
redevelopment of properties in these areas occurs over time.

Objective LU-FFF: Create opportunities for intensive office uses in portions of
Commercial Corridor designations including a wide range of business, financial, and
professional services supported by service and commercial/retail activities.

Policy LU-339. Areas of the City identified for intensive office use may be mapped with
Commercial Office implementing zoning when site is developed, historically used for
office, or the site meets the following criteria:

1) Site is located contiguous to an existing or planned transit route;
2) Large parcel size;

3) High visibility; and

4) Opportunities for views.

Policy LU-340. Small-scale medical uses associated with major institutions should be
located in the portions of Commercial Corridor designated areas with Commercial Office
zoning, in the Urban Center, or in the Employment Area — Valley.

Policy LU-341. Retirement centers that have a medical facility as a component of the
services offered should be located in areas of the Commercial Corridor that have
Commercial Office zoning.

Policy LU-342. Medium and high intensity office should be encouraged as the primary
use in Commercial Office zoned areas.

Policy LU-343. Retail and services should support the primary office use in areas
identified for Commercial Office zoning, and should be located on the ground floor of
office and parking structures.

Objective LU-GGG: Guide redevelopment of land in the Commercial Corridor
designation with Commercial Arterial zoning, from the existing strip commercial forms
into more concentrated forms, in which structures and parking evolve from the existing
suburban form, to more efficient urban configurations with cohesive site planning.

Policy LU-346. Support the redevelopment of commercial business districts located
along principal arterials in the City.

Policy LU-347. Implement development standards that encourage lively, attractive,
medium to high-density commercial areas.

Policy LU-350. New development in Commercial Corridor designated areas should be
encouraged to implement uniform site standards, including:

1) Minimum lot depth of 200 feet;
2) Maximum height of ten (10) stories within office zoned designations;
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3) Parking preferably at the rear of the building, or on the side as a second choice;

4) Setbacks that would allow incorporating a landscape buffer;

5) Front setback without frontage street or driveway between building and sidewalk; and
6) Common signage and lighting system.

Policy LU-351. Identify and map activity nodes located along principal arterials that are
the foundation of the Corridors, and guide the development or redevelopment of these
nodes as activity areas for the larger corridors so that they enhance their function.

Policy LU-352. Development within defined activity nodes should be subject to
additional design guidelines as delineated in the development standards.

Policy LU-356. Structures in Commercial Corridor areas that front sidewalks abutting
the principal arterial or are located at activity nodes should be eligible for a height bonus
and therefore may exceed the maximum allowable height in the district.

Policy LU-357. Public amenity features (e.g. plazas, recreation areas) should be
encouraged as part of new development or redevelopment.

Policy LLU-366. Public amenity features (e.g. parks, plazas, recreation areas) should be
encouraged (i.e. through incentives or similar means) as part of every high-intensity
office development.

COMMERCIAL/OFFICE/RESIDENTIAL LAND USE DESIGNATION

Purpose Statement: The Commercial/Office/Residential (COR) designation provides
opportunities for large-scale office, commercial, retail, and multi-family projects
developed through a master plan and site plan process incorporation significant site
amenities and/or gateway features. COR sites are typically transitions from an industrial
use to a more intensive land use. The sites offer redevelopment opportunities on Lake
Washington and/or the Cedar River. Commercial/Office/Residential zoning implements
the COR land use designation.

Objective LU-VVYV: Development at Commercial/Office/Residential designations
should be cohesive, high quality, landmark developments that are integrated with natural
amenities. The intention is to create a compact, urban development with high amenity
values that creates a prominent identity.

Policy LU-406. Designate Commercial/Office/Residential in locations meeting the
following criteria:

1) There is the potential for redevelopment, or a sufficient amount of vacant land to
encourage significant concentration of development;

2) The COR site could function as a gateway to the City;

3) COR sites should be located on major transit and transportation routes; and

4) The COR location has significant amenity value, such as water access, that can
support landmark development.
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Policy LU-407. Consistent with the location criteria, Commercial/Office/Residential
designations may be placed on property adjacent to,or abutting, residential, commercial,
industrial designations or publicly owned properties. COR designations next to higher
intensity zones such as industrial, or next to public uses, may provide a transition to less
intense designations in the vicinity. Site design of COR should consider the long-term
retention of adjacent or abutting industrial or public uses.

Policy LU-408. Uses in Commercial/Office/Residential designations should include
mixed-use complexes consisting of office, and/or residential uses, recreational and
cultural facilities, hotel and convention center type development, technology research and
development facilities; and corporate headquarters.

Policy LU-409. Commercial uses such as retail and services should support the primary
uses of the site and be architecturally and functionally integrated into the development.

Policy LU-410. Commercial development, excluding big-box, may be a primary use in a
Commercial/Office/Residential designation, if:

1) It provides significant economic value to the City;

2) It is sited in conjunction with small-scale, multiple businesses in a “business district;”
3) Itis designed with the scale and intensity envisioned for the COR; and

4) It is part of a proposed master plan development.

Policy LU-411. Individual properties may have a single use if they can be developed at
the scale and intensity envisioned for the COR designation, or if proposed as part of a
phased development and multi-parcel proposal that includes a mix of uses.

Policy LLU-413. Sites that have significant limitations on redevelopment due to
environmental, access, and/or land assembly constraints should be granted flexibility of
use combinations and development standards through the master plan process.

Policy LU-415. Adjacent properties within a designated COR should be combined for
master planning purposes and public review regardless of ownership.

Policy LLU-416. Master plans should coordinate the mix and compatibility of uses,
residential density, conceptual building, site and landscape design, identification of
gateway features, signs, circulation, transit opportunities, and phasing regardless of
ownership of individual parcels.

Policy LU-417. Maximum residential density at COR designated sites should range
between 30 to 50 dwelling units per acre. The same area used for commercial and office

development may also be used to calculate residential density.

Policy LU-418. Commercial/Office/Residential master plans should be guided by design
criteria specific to the location, context, and scale of the designated COR. COR Design
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Guidelines should fully integrate signage, building height, bulk, setbacks, landscaping,
and parking considerations for the various components of each proposed project within
the COR development.

COMMERCIAL NEIGHBORHOOD LAND USE DESIGNATION

Purpose Statement: The purpose of the Commercial Neighborhood designation is to
provide small scale, low-intensity commercial areas located within neighborhoods
primarily for the convenience of residents who live nearby. Uses should be those that
provide goods and services. In addition, a limited amount of residential opportunities
should be provided.

Objective LU-WWW: Commercial Neighborhood designated areas are intended to
reduce traffic volumes, permit small-scale business uses, such as commercial/retail,
professional office, and services that serve the personal needs of the immediate
population in surrounding neighborhoods.

Policy LU-422. The Commercial Neighborhood designation should be implemented by
Commercial Neighborhood zoning.

Policy LU-423. Commercial Neighborhood designated areas should be located:

1) Within one-quarter mile of existing and planned residential areas;

2) To the extent possible, outside of the trade areas of other small-scale commercial uses
offering comparable goods and services; and

3) Contiguous to a street no smaller than those classified at the collector level.

Policy LU-424. Commercial Neighborhood designated areas should not increase in scale
or size to the point of changing the character of the nearby residential neighborhood.

Policy LLU-425. The small-scale uses of Commercial Neighborhood designated areas
should not increase in intensity so that the character of the commercial area or that of the
nearby residential area is changed.

Policy LLU-426. A mix of uses (e.g. convenience retail, consumer services, offices,
residential) should be encouraged in small-scale commercial developments within
Commercial Neighborhood designated areas.

Policy LU-427. Commercial Neighborhood designated areas should consist primarily of
retail and/or service uses.

Policy LU-428. Products and services related to large-scale motorized machinery,
vehicles, or equipment should not be allowed in Commercial Neighborhood designated
areas. Nor should uses that result in emissions, noise, or other potential nuisance
conditions be allowed in such areas.
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Policy LU-429. Residential uses should be located above the ground floor, limited to no
more than four units per structure and should be secondary to retail and services uses.

Policy LLU-430. Commercial structures in Commercial Neighborhood designated areas

should be compatible with nearby residential areas in height, front yard setbacks, lot
coverage, building design, and use.
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XI. EMPLOYMENT AREAS

Goal: Achieve a mix of land uses including industrial, high technology, office, and
commercial activities in Employment Areas that lead to economic growth and a
strengthening of Renton’s employment base.

Discussion: These policies are designed to ensure that Renton will have adequate
reserves of land and appropriate use designations to further its economic development
efforts. Adequate land is necessary to attract new businesses in an effort to expand and
diversify, and stabilize the employment base. There are two Employment Area Land Use
Designations:

1) Employment Area — Industrial
2) Employment Area — Valley

Flexibility is encouraged in the Employment Areas by allowing a range of uses and
multiple users on sites. Research and development businesses may need to evolve into
production and distribution facilities as products are developed and receive approval for
marketing. A flexible approach can facilitate business development and stimulate
creation of nodes of employment activity supported by commercial and service uses.

Objective LU-XXX: Encourage economic growth resulting in greater diversity and
stability in the employment and tax bases by providing adequate land capacity through
zoning amounts of land to meet the needs of future employers.

Policy LU-431. The City should endeavor to expand its present economic base,
emphasizing new technologies, research and development facilities, science parks, and
high-technology centers, and supporting commercial and office land uses.

Policy LLU-432. In each employment designation, an appropriate mix of commercial,
office, light industrial, and industrial uses should be supported. The mix will vary
depending on the employment area emphasis.

Policy LU-433. Encourage flexibility in use and reuse of existing, conforming structures
to allow business to evolve in response to market and production requirements.

Policy LU-434. Support location of commercial and service uses in proximity to office
or industrial uses to develop nodes of employment supported by services.

Objective LU-YYY: Promote the development of low impact, light industrial uses,
particularly those within the high-technology category, in Employment Area-Valley and
Employment Area-Industrial designations where potentially adverse impacts can be
mitigated.
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Policy LU-435. Site planning review should ensure that light industrial uses are neither
intrusive nor adversely affected by other uses nearby.

EMPLOYMENT AREA-INDUSTRIAL LAND USE DESIGNATION

Purpose Statement: The Employment Area-Industrial designation is intended to provide
continued opportunity for manufacturing and industrial uses that create a strong
employment base in the City.

Discussion: Although location is an important factor for all types of development, it is
especially critical for industrial development. Industries need good access in areas with
low traffic volumes. As the City becomes more urban, they need assurance that
incompatible uses will not be allowed that could eventually force them to relocate. Other
uses, especially residential, also want to ensure that industries do not impact their
neighborhoods with noise, traffic, and other nuisances and hazards. For these reasons,
although commercial areas may see more diversity and mixing of uses, industrial areas
will remain somewhat isolated from other uses.

Objective LU-ZZZ: Sustain industrial areas that function as integrated employment
activity areas and include a core of industrial uses and other related businesses and
services, transit facilities, and amenities.

Policy LU-436. Designate land for Employment Area - Industrial if land is primarily
used for industrial development.

Proposed Policy LU-: Zone property Industrial-Heavy when it is intended for high
intensity fabrication, processing of raw materials, bulk handling and storage, or heavy
construction and transportation. Such uses may required significant outdoor areas in
which to conduct operations, and isolation from other uses may be necessary to help
control potential impacts (noise, glare, vibration, etc.).

Proposed Policy LU-: Zone property Industrial-Medium when it is intended for
manufacturing, processing, assembly, and warehousing. Outdoor storage of some
materials may be allowed. Potential impacts (noise, glare, vibration, etc.) are contained
within the property or project site.

Proposed Policy LU-: Zone property Industrial-Light it is appropriate for very low
intensity manufacturing and industrial services such as storage. Uses, and potential
impacts of those uses (noise, glare, vibration, etc.), within this zone are typically fully
contained within buildings.

Policy LU-437. A mix of offices, light industrial, warehousing, and manufacturing
should be encouraged in the Employment Area-Industrial classification, with conditions
as appropriate.

Policy LU-440. Existing industrial activities may create noise, chemicals, odors, or other
potentially noxious off-site impacts. Within the Employment Area-Industrial designation
existing industrial activities should be protected. Although the designation allows a wide
range and mix of uses, new businesses that would be impacted by pre-existing industrial
activities should be discouraged.
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Policy LLU-441. When more intensive new uses are proposed for locations in close
proximity to less intensive existing uses, the responsibility for mitigating any adverse
impacts should be the responsibility of the new use.

Policy LU-443. Light industrial uses that result in noise or odors, should be located in
the Employment Area-Industrial designation.

EMPLOYMENT AREA-VALLEY LAND USE DESIGNATION

Purpose Statement: The purpose of the Employment Area-Valley designation is to
allow the gradual transition of the Valley from traditional industrial and warehousing
uses to more intensive retail service and office activities. The intent is to allow these new
activities without making industrial uses non-conforming and without restricting the
ability of existing businesses to expand.

Objective LU-AAAA: Provide for a mix of employment-based uses, including
commercial, office, and industrial development to support the economic development of
the City of Renton.

Policy LU-444. Develop the Green River Valley (“The Valley”) and the Black River
Valley (located between Sunset Blvd and SW Grady Way) areas as places for a range and
variety of commercial, office, and industrial.

Policy LU-445. Non-employment-based uses, such as residential, are prohibited in the
Employment Area - Valley.

Policy LLU-446. Multi-story office uses should be located in areas most likely to be
served by future multi-modal transportation opportunities. A greater emphasis on public
amenities is appropriate for this type of use.

Policy LU-448. Uses such as research, design, and development facilities should be
allowed in office designations and industrial designations when potential adverse impacts
to surrounding uses can be mitigated.

Policy LU-449. Recognize viable existing and allow new industrial uses in the Valley,
while promoting the gradual transition of uses on sites with good access and visibility to
more intensive commercial and office use.

Objective LU-BBBB: Provide flexibility in the regulatory processes by allowing a
variety of zoning designations in the Employment Area-Valley designation.

Policy LU-450. Changes from one zone to another should be considered to achieve a
balance of uses that substantially improves the City’s economic / employment base.
Factors such as increasing the City’s tax base, improving efficiency in the use of the land,
and the ability of a proposed land use to mitigate potential adverse land use impacts
should be considered.

Policy LU-451. Commercial Arterial (CA) should be supported only when the proposed
commercial use has access to SW 43rd Street, and/or East Valley Road south of SW 27th
Street or is located north of I-405 and south of 10th Avenue SW and the area under
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consideration is part of a designation totaling over 5 acres (acreage may be in separate
ownerships).

Policy LU-452. Zoning supporting industrial uses should be established when a mix or
wider range of uses is not yet appropriate for a site.

Policy LLU-453. Properties lying between SR-167 and East Valley Road from SW 22nd
Street to SW 41st Street should not be granted an industrial zone classification that is

more intensive than Light Industrial in order to avoid the potential for degradation of the
high visibility SR 167 corridor.

Proposed Policy LU-: Zone property Industrial-Heavy when it is intended for high
intensity fabrication, processing of raw materials, bulk handling and storage, or heavy
construction and transportation. Such uses may required significant outdoor areas in
which to conduct operations, and isolation from other uses may be necessary to help
control potential impacts (noise, glare, vibration, etc.).

Proposed Policy LU-: Zone property Industrial-Medium when it is intended for
manufacturing, processing, assembly, and warehousing. Outdoor storage of some
materials may be allowed. Potential impacts (noise, glare, vibration, etc.) are contained
within the property or project site.

Proposed Policy LU-: Zone property Industrial-Light it is appropriate for very low
intensity manufacturing and industrial services such as storage. Uses, and potential
impacts of those uses (noise, glare, vibration, etc.), within this zone are typically fully
contained within buildings.

Policy LU-454. Commercial Office zoning should be supported where a site has high
visibility, particularly in those portions of the Valley that are gateways and/or along the I-
405 and SR 167 corridors, where larger sites can accommodate more intensive uses, and
where sites can take advantage of existing and/or future multi-modal transportation
opportunities.

Policy LU-: Resource Conservation zoning should be supported when a site is
encumbered by a significant portion of environmentally sensitive areas including critical
areas, wetland mitigation areas, or wildlife habitat.

Policy LLU-458. Site plan review should be required for all new projects in the
Employment Area-Valley pursuant to thresholds established in the City’s development
regulations.

Policy LU-459. New development, or site redevelopment, should conform to
development standards that include scale of building, building fagade treatment to reduce
perception of bulk, relationship between buildings, and landscaping.
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